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GROWH AND CHANGE

The Charl eston Harbor drainage basin is a very conpl ex
arrangenent of places and people in need of goods, services, work,
shelter and recreation. Its character is absolutely unique, having
evol ved out of over three centuries of human responses to numerous
interrel ated physical, econoni c and social situations.

History itself is a daily occurrence which reflects change, and

regardl ess of whether one regards change as being desirable or

undesirabl e, the Charl eston Harbor drainage basin of tonorrow will be
different fromthat of today. Hopefully, this change will reflect
| ocal needs and objectives which will inprove the quality of our

lives. It is, therefore, recognized that the public has a legitimte
interest in the type, location, quality, scale, rate, and, sequence or
timng of |and devel opment and use activities.

Maj or growt h and change is expected to take place in the
Charl est on Harbor Project Study Area between 1990 and the year 2015.
The popul ation of the Study Area is expected to increase by
approxi mately 213,000 persons, to total around 680,500 individuals.
Associated with this population projection is a projected increase of
nearly 83,900 housing units, 104,800 additional jobs, 115,800 nore
vehicles traveling on our streets, 47,000 nore individuals enrolled in
our educational institutions, and, at |east 27.17 additional mllion

gal | ons of wastewater being generated and di sposed of every day.



The above projections are believed to be realistic in |ight of
past denographi c and econonmi c trends. This Regi on has been generating
an average of over 5,000 new jobs per year from 1970 to 1990. During
this same twenty year tinme period the popul ation increased by over
170,000 individuals. Its location, climte and other resources are
conduci ve to continued industrial and commercial investnment, as well
as, being attractive to growing tourismand retirenment center nmarkets.

The growt h projected above is significant and will inpact all
those living within the Study Area in some manner. More jobs are a
benefit in that opportunities for enploynent should increase
significantly. Mre houses, vehicles, students and wastewater, |ike
sone types of econom c devel opnent nmay, however, generate nore
probl ens than benefits. Large areas will be converted fromrural to
urban uses with associ ated negative inpacts upon biological habitats
and water quality.

Pl anni ng programs for this basin are faced with a major chall enge
of providing for the necessary infrastructure, comunity services, and
econom ¢ opportunities to support anticipated growh while enhancing
and protecting very val uabl e and vul nerabl e cultural and natural
resources. These prograns need to be designed to be proactive in
ensuring that appropriate planning tools are used to shape the future
of the Study Area in a manner that nore than nerely responds to market
trends. Planning tools also need to be closely tied to conprehensive
devel opnment pl ans which define the desirable future character of the

St udy Area.



VWile some growmth is anticipated in all thirty one drai nage sub-
basins within the Charleston Harbor Project Study Area, nost of this
growth is expected to occur within seven basins. These basins include
t he Goose Creek Basin; Wando River basin; Dorchester Creek/Eagle Creek
basin; Ashley River basin; Stono River basin; AIWVEast Cooper basin;
and, the Charleston Harbor/Stono River basin. Al of these basins
i nclude water bodies that have limted or no capacities to assim |l ate
significant increases in pollutant |oadings fromeither point or

nonpoi nt sources.

WATER QUALI TY

One of the nobst inportant, and appreciated, assets of the
Charl eston Harbor drainage basin is its water resources. The study
area is blessed with | arge volunes of water of fairly good quality.
Primary water quality problens are due to natural conditions resulting
in occasional drops in levels of dissolved oxygen resulting in
occasional fish kills. Such problenms normally occur in the Sumrer for
very short periods of tine.

During the past two decades (1970 -1990), the population of this
three county area increased by approximtely 170,000 persons and water
quality has inproved in nost areas. During this same period of tinme
significant resources were directed toward the inmprovenent of point
source wastewater collection and treatnment systens. Significant

resources were also directed toward nonpoint pollution control



measures involving |ocal planning prograns, stormmater managenent, and
ot her nmeasures included in [ocal |and devel opment controls which

i nfluence the densities of devel opnent, the extent of inpervious
surfaces, etc..

In order to maintain water quality conditions which continue to
attain State water quality standards while accommdati ng anti ci pated
growth, significant resources continue to be needed to inplenment water
pol luti on control neasures. Clean water is a high local priority and

contributes greatly to the quality of life in this Region.

Poi nt Source Pol | ution:

Poi nt source pollution control progranms which deal with
wast ewat er collection and treatnent systens are coordi nated by a
vari ety of organi zations. Mst inportant are 1), the State Legislature
whi ch sets water quality standards for surface waters; 2), The
Ber kel ey, Charl eston, Dorchester Council of Governnments (BCDCOG) which
mai ntai ns a continuing planning programfor the inprovenent of
wast ewat er transm ssion, treatnent, and, discharge facilities; 3), the
S.C. Departnment of Health & Environnental Control (DHEC) which issues
permts for the construction of pollution control facilities and the
di scharge of wastewater; and, 4), local industries and governnent al
entities (managenent agencies) which actually build and operate

wast ewat er collection and treatnment systens.



Regi onal (BCDCOG) point source planning goals which address point
source nmanagenent issues are:

1. Al surface waters should neet state standards;

2. The BCDCOG s Water Quality Managenent Plan and each managenent

agency's program for system expansi on shoul d provide for

sufficient wastewater treatnment capability to accommpdate the 20

year growth projected in each service area and still neet Goal

#1,

3. Existing point source discharges should be discontinued at

such tinme as connection to a regional public wastewater treatnent

systemis avail abl e;

4. New and expanded point source di scharges should be di scouraged

if an environmentally and econom cally feasible alternative

exi sts;

5. Alternative wastewater disposal techniques should be

consi dered when plans for new or enlarged treatnent systens are

bei ng consi dered; and,

6. S.C. DHEC and other state/federal agencies are encouraged to

expand, upgrade and integrate their water quality nonitoring

programs in the region, in order to identify specific sources of

exi sting and potential water quality probl ens.

The Regi onal point source Water Quality Managenent Plan is
continually updated as resources and circunstances permt. Presently

it is believed that point sources nmay be over-permtted and that if



all dischargers were to di scharge the maxi mum vol unmes of di scharge
provided for in their permts, current water quality standards may not
be met. To help deal with this potential issue the Charl eston Harbor
Proj ect has sponsored the devel opnent of an inmproved water quality
nodel to evaluate the inpacts of various discharge proposals. This
nodel should be available in the near future for the Council of
Governnments to use to adjust permt flow and treatnment permt limts
in the Regional Plan. DHEC will then adjust flow and permt conditions

included in discharge permts.

Nonpoi nt Pol | uti on:
A warm hum d climte and a | evel topography create significant
dr ai nage problenms, add significantly to the costs of building and
operating wastewater collection and transm ssion systens, and with
frequent summer thunderstorms create significant spikes in nonpoint
pol l utant | oadings in adjacent surface waters. Soil drainage problens
also make it difficult to properly support on-site wastewater disposal
systens. The failure of septic systens are believed to contribute
significantly to pollution problems in several |ocal drainage systens.
Nonpoi nt sources of pollution from both natural and man made
systens are believed to have a greater negative inpact upon water
quality in the Charl eston Harbor estuary than point sources of
pol lution. Unfortunately, these sources are nore difficult to measure
and control. Surface debris, chem cals and organic matter (i ncluding

ani ml waste), washed into the harbor estuary greatly degrade water



quality.

Nonpoi nt source nmanagenent practices essentially attenpt to sl ow
down runoff and provide opportunities for pollutants to be absorbed
into soils where natural systens can treat and/or renove those
pol l utants before they reach open water. Land devel opnent controls
whi ch encourage cluster devel opnents, the preservation of open space,
veget ated buffer strips, retention or detention ponds, the m nimal use
of inmpervious surfaces, and devel opnent in areas with adequate
dr ai nage serve as effective tools to mnimze the inpacts of nonpoint
source pollutants.

Regul ators have traditionally encouraged devel opers to use Best
Managenment Practices (BMP's) to reduce volunes and speeds of runoff.
BMP's are usually structural features, |ike settling ponds and
artificial wetlands, that reduce the | evel of pollutants |eaving a
devel oped property. BMP's can be expensive and ultimately fail if not
well maintained. It is generally agreed that the best place to treat
nonpoi nt pollution is near their point of origin by utilizing pervious
surfaces to reduce surface flow volumes and by letting soil and
veget ati ve systens renove pollutants from runoff.

Large areas within the Harbor watershed are also covered by soil
types which are not suitable to support traditional on-site wastewater
treatment and di sposal systens. Central water and sewer systens are

needed to support small | ot devel opnments in those areas.



LAND USE PATTERNS OF DEVELOPMENT

Types and densities of |and devel opnment influence their cost of
construction, costs of operations & maintenance, and, their inpact
upon adj acent properties and natural systens. Suburban spraw, or
| arge | ot subdivisions, convert |large areas of forest (the best |and
use fromthe standpoint of controlling runoff) into roofs, driveways,
streets, highways and | awns. They encourage dependency upon the
aut onobi |l e and additional road and parking requirenments. As a result,
the total amount of inpervious surfaces associated with spraw
devel opnent patterns exceed the total ampunt of inpervious surface
associ ated with nore dense devel opnent patterns which incorporate open

space into the design process.

LAND W TH UNI QUE VALUE

Shorelines & Wetl ands:

Shorelines and wetl ands are very inportant |andscape features
whi ch influence water quality, property values, enhance the natural
beauty of the Harbor, and, serve as inportant biological habitats.
They al so represent critical areas where buffer reserves can filter
nonpoi nt pol lutants from surface runoff. The uni que val ues and
benefits offered by shorelines and wetl ands shoul d encourage their

speci al consideration in future planning activities.



Econom c Devel opnent:

In a Region that has consistently measured far bel ow nati onal
averages of wealth and income, Econom c Devel opnent Prograns are
generally considered to be a top priority activity by local officials.
Pressures are great to accept al nost any type of econom c investnment
that will create jobs for the community regardl ess of their inpact
upon ot her natural or man made systens.

It is recommended that econom c devel opnment agencies target
i ndustries that are conpatible with the goals and objectives of the
Char | eston Harbor Project. The costs of dealing with industries that
will generate |arge volunmes of air and/or water pollution, or that
will create significant transportation and/or other infrastructure
probl ens, may not be worth the potential benefits to the area.

It is also recognized that the conplexity of permtting
processes, and the tinme it takes to deal with those processes, reduces
the effectiveness of econom c devel opnent recruiting progranms. The
appoi ntnment of a liaison agency to expedite conmuni cations between
permtting agencies and the econonm ¢ devel opnent community may help to
address this issue.

The continuing mai ntenance of an inventory of prinme industrial
sites in the Region will help the econom c devel opnent process.

Sel ected i nformati on about each prine site could then be collected to

expedite the permtting process.
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Cul tural Resources:

Cul tural resources include historic buildings, structures and
sites; unique comercial or residential areas; unique natural or
sceni c resources; archeol ogical sites; educational, religious, or
entertai nnment areas or institutions; and, any other resource relating
to the cultural aspects of the Study Area. Due largely to the history
of this area, its cultural resources are very numerous. In sonme areas
preservation prograns are effective in maintaining these resources. In
ot her areas these resources are being |ost or neglected primarily
because our know edge is |limted.

There is a continuing need for surveys to identify our cultural
resources, their |ocation and significance. This know edge needs to be
made available to |local officials and interest groups so that they can
be of greater help in supporting preservation prograns and ot her
cultural activities. Support for the preservation and conservati on of
cultural resources originates froman infornmed citizen base with
access to those resources.

Unfortunately, agencies charged with regulating and permtting
functions have found it necessary to nost frequently react to
devel opnent proposals due to a |lack of resources. Such prograns need
access to nodern technol ogy, such as Geographic Informtion System
capabilities, to increase their capacity to obtain background
information. They al so need to be proactive and be involved in pre-
permtting activities associated with prinme industrial sites in high

growth areas. Finally, they need the capability to be |leaders in the
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devel opnent of |ocal academ c and scientific research projects, and,
| ocal educational and recreational prograns.
Recreati onal Resources:

Demands for active and passive recreational opportunities wll
increase with growth. The costs of obtaining and devel opi ng
appropriate sites will also increase greatly as conpeting |and uses
devel op potential sites. It is anticipated that the costs of obtaining
and devel oping sites will limt the ability of recreation providers to
expand their prograns in the future.

Recreati on agencies need to reserve sites for future devel opnent
when acqui sitions are possible. Facilities and prograns also need to
be designed and operated to receive maxi num benefits from exi sting
facilities while avoiding conflicts between user groups.
Public/private partnerships may hel p generate the revenues needed to

acquire and develop facilities and prograns.

LOCAL COMPREHENSI VE PLANNI NG

The previous sections of this report are intended to point out
the major issues which will influence planning prograns for the
Charl eston Harbor Project Study Area. Growth and change is expected to
be significant in the next twenty years and |ocal planning prograns

will play a major role in providing direction to this change.
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A great variety of Federal, State and Local public agencies
devel op and inplenment plans for their special progranms in the Harbor
Project Study Area. Hopefully, those agencies will be aware of the
goal s and objectives of the Harbor Project and inplenent activities
whi ch support those goal s and objectives.

Regi onal Pl anni ng progranms coordi nated by the BCD Council of
Governnments include Point Source Managenment Planning as required by
section 208 of the Clean Water Act, and, Transportation (CHATS)

Pl anni ng for the Charleston Metropolitan Area. Both of these prograns
address inmportant el enents of any managenent study involving the
envi ronment and Charl eston Har bor.

Local government planning activities will play a major role in
guiding future growth and devel opnment in the Study Area. Eighteen
general purpose |ocal governnments have been del egated the authority by
the State to inplenment planning tools regulating the type, density and
distribution of |land uses within their jurisdictions. Six special
pur pose agenci es have al so been created to provide water and/or sewer

services within parts of the Study Area.

The Conprehensive Pl an:
The conprehensive plan establishes the basic policies for guiding
devel opment within |ocal governnmental jurisdictions. It is a visionary

statenment which utilizes goals and objectives to define desirable
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future conditions, as well as, inplenentation strategies for
accompl i shing those objectives. Over time this general framework is
translated into nore detail ed plans which may include specifications
for zoning, transportation, recreation, conservation, subdivision
expansi on, housing, schools, historic preservation, growh managenent
and ot her issues of common concern.

In order for local governnents to undertake planning or zoning
activities the State nust grant them the power to do so. In South
Carolina, the General Assenbly first passed enabling |egislation
giving municipalities zoning authority in 1924, and | ater granted
counties simlar authority in 1942. Over the past three decades, the
nost wi dely used pl anni ng enabling |egislation was an Act passed in
1967.

In 1994, The S.C. General Assenbly passed new pl anni ng enabling
legislation entitled the "South Carolina Local Governnent
Conpr ehensi ve Pl anning Enabling Act”. This Act repealed all the
previous | ocal planning enabling |egislation scattered throughout the
State Code of Laws. It also updated the ol der |aws by incl uding
current practices and new net hods, tools and procedures for |ocal

governnment planning. All counties and nunicipalities with planning

prograns nust make their plans and ordi nances conformw th the

provi sions of the new 1994 Act by May 3, 1999.

The 1994 Act provides that a nmunicipality may exercise its

authority to plan, zone and regul ate devel opnment within the entire
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area included within its corporate limts. A county nay exercise its
pl anning authority in the total unincorporated area or within
specifically designated parts of the unincorporated area.

The 1994 Act also stipulates that |ocal governnments nust
establish a local planning conm ssion before they can begin
conpr ehensi ve planning. The basic responsibility of the |ocal planning
commi ssion is to develop and carry out a continuing planning program
for the physical, social, and econom c growth, devel opnment and
redevel opnment of the area within its jurisdiction.

The el enments of the conprehensive plan nust be designed to
pronmote the public health, safety, norals, conveni ence, prosperity,
general welfare, efficiency and econony of its area of concern. Each
pl anni ng el enent nust be based upon careful and conprehensive surveys
and studi es of existing conditions and probable future devel opnent
needs, and, include recomended methods for inplenmenting the plan. All
surveys and studi es nust consider the plans effect on adjacent
subdi vi si ons, as well as, any regional plan or issues that my i npact
t hem

In carrying out its responsibilities, the 1994 Act authorizes the
| ocal planning conm ssion to:

1. develop a conprehensive plan, and, prepare and periodically

revi se devel opnment and/or redevel opnent plans and prograns; and,

2. prepare and recomend neasures for carrying out the plan. The

appropri ate governi ng bodi es nust approve the recomended

measures before they may becone effective. Such neasures include
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the follow ng;

a. Zoning Ordinances that include text, maps and
recommended anmendnents thereto. (Zoning is only one of several
devi ces avail able to | ocal governments to inplenment its
conprehensi ve plan); The Act does not allow the planning
conm ssi on or governing body to grant "conditional uses", or
"uses upon review'. Appeals, variances, special exceptions, and
conditional uses requiring review are now the exclusive authority

of the board of zoning appeals.

b. Regul ati ons for Land Subdivision or Devel opnent. The
pl anni ng comm ssion is responsible for overseeing the
adm ni stration of the regul ations once they are adopted by the

| ocal governi ng body;

c. The Oificial Map and appropriate revisions showi ng the
exact |l ocation of existing or proposed public streets, highways,
utility rights-of-way, and public building sites. The conm ssi on
is responsi ble for devel oping regul ati ons and procedures for

adm ni stering the official map ordi nance;

d. A Landscapi ng Ordi nance providing required standards for

pl anting, tree preservation and other environmental and aesthetic

consi der ati ons;
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e. A Capital Inprovenments Programlisting providing for the
timed allocation of public investnents necessary to inplenent
adopt ed plans. The planning comm ssion nust also submt an annual
list of priority projects to the appropriate governnental bodies
for consideration when they prepare their annual capital budgets.
The comm ssion should take these priority projects from adopted

pl ans; and,

f. Policies and Procedures to help carry out the adopted
conprehensi ve plan el enents. These policies and procedures coul d
cover such subjects as expandi ng water and sewer systens,
accepting dedi cated streets, accepting drai nage easenents,
of fering econom ¢ devel opnment incentive packages, and, acquiring

rights to property for conservation purposes.

Beyond the itens |isted above and in the 1994 Pl anning Act, the
| ocal governing body or the planning conm ssion may add ot her
activities to address special |ocal needs.

A conprehensive plan nust include at |east seven elenents defined
in the 1994 Planning Act. The plan may al so include any other locally
determ ned el enents the planning conm ssion deens to be of value. All
el ements are considered to be the planning comm ssions recomrendati ons
with regard to the wise and efficient use of public funds, future
growt h, devel opnment and redevel opnment of its area of jurisdiction.

The pl anni ng comm ssi on nust consi der plans prepared by other
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agencies and jurisdictions. If the comm ssion determ nes that those

pl ans neet | ocal needs, those plans can be recomended by reference to
the | ocal governing body for adoption as part of the conprehensive

pl an.

The seven (7) required elenments of the conprehensive plan include

1. Popul ation elenent. The popul ation el enment includes
information related to historic trends and projections; nunber, size
and characteristics of househol ds; educational |evels and trends;

i ncome characteristics and trends; race, sex, age and ot her
information. This information should give conm ssion nenbers a cl ear
under st andi ng of how the popul ation affects the existing situation and
the future potential of the area.

2. Economi c elenment. The econom c el enent includes historic
trends and projections on the nunbers and characteristics of the | abor
force, where the people who live in the comunity work, where workers
resi de, avail abl e enpl oynent characteristics and trends, an econom c
base anal ysis and any other matters affecting the | ocal econony.
Tourism manufacturing and revitalization efforts may be appropriate
factors to consider.

3. Natural resources elenent. This el enment may incl ude
information on water quality, air quality, coastal resources,

t opography, prinme agricultural and forest |ands, plant and ani nal
habitats, unique park and recreation areas, unique scenic views and

sites, wetlands, flood plains and soil types. This el enment can include
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any matter related to the natural environnent of the area which is of
| ocal significance.

4. Cultural resources elenent. This elenment could include
hi storic sites, buildings and structures, unique commercial and
residential areas, unique natural or scenic resources, archeol ogica
sites, educational, religious, or entertainment areas or institutions
and any other feature or facility relating to the cultural resources
of the community.

5. Community facilities element. This elenent includes many
activities essential to the comunities growth, devel opment or
redevel opnment. The commi ssion should give separate consideration to
the follow ng plans;

a. transportation facilities;

b. water supply, treatnment and distribution;

c. sewage system and wastewater treatnent;

d. solid waste collection and di sposal;

e. fire protection;

f. emergency nedical services;

g. plans for any necessary expansi on of general governnent
facilities (e.g. admnistrative, court or other facilities);

h. educational facilities; and,

i. Libraries and other cultural facilities.

(Note: the comunity facilities elenment nust be adopted
before the | ocal governnent adopts subdivision or other

| and devel opnent regul ations).
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6. Housing elenment. This elenment includes an analysis of existing
housi ng by age and condition, owner and renter occupancy, |ocation,
type and affordability. It also contains projections about housing
needs to accommodate the existing and future popul ations as identified
in the popul ati on and econom c el enents.

7. Land use elenment. This element deals with | and devel opnent
characteristics. It considers existing and future | and use by
categories including residential, comrercial, industrial,
agricultural, forestry, mning, public and quasi-public, recreational,
par ks, open space and vacant or undevel oped | and. All previously
descri bed el ements influence the | and use el enent. The findings,
proj ections and conclusions from each of the previous six elenents
will influence the amunt of |and needed for various uses.

(Note: the land use el enent nust be adopted before the | ocal

gover nment adopts a zoni ng ordi nance).

The pl anni ng conm ssion nmust review the conprehensive plan or
particul ar elenments of the plan as necessary. The 1994 Pl anni ng Act
provi des that the planning conm ssion nust reeval uate the
conprehensi ve plan elenments every five years. The plan and all its
el ements nmust be updated at | east every ten years. Every ten years the
governi ng body nust adopt a new conprehensive plan. A conprehensive
pl an or any plan elenent over ten years old may be subject to

chal | enge.
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Local Environnental Requl ati ons

Land use regulation is the nost common environnmental protection
techni que used anmong |ocal governnments in the Harbor Project study
area. Regulations are inexpensive conpared to acquisitions and can
provi de substanti al protection for envi ronnent al resources if
adequately enforced.

Regul ations generally take the form of zoning and subdivision
controls. Regulations may be adopted as separate ordinances i ntended
to protect specific environnmental resources or as part of a nore
conprehensi ve ordi nance regulating a nunber of activities in addition
to environnmental concerns.

VWhile regulations vary in their details, they have sone basic
common el ements i ncluding:

1. A statenent of environmental protection goals;

Resource protection goals may be stated in one or several
sections of an ordinance - preanble statenents, goals, legislative
pur poses/intent, findings of fact, or objectives. Goal statenents
should justify the regulations as a neans of executing specifically
mandated state statutes where they exist or the general mandate of
protecting the public health, safety, and welfare. Citing specific
val ues of protected resources and addressing problens associated wth
i nappropri ate uses or developnment can nmake the necessary |inkage to

public health, safety, and general welfare.

21



2. A definition of the resource to be protected;
Definitions usually include criteria for identifying

resources to be protected as well as maps show ng known | ocati ons
of that resource. Field surveys may need to be conducted on a
case by case basis to delineate boundaries using specific
criteri a.

3. A list of prohibited and permtted uses or perfornmance

st andards; and,

4. A section on penalties.

Zoning for Environnmental Protection.

Zoning is a legal nmeans for the regulation of the use of |and and
structures, the area of a lot that may be devel oped, the density of
devel opnent, and the height and bulk of buildings and other
structures. Traditionally, zoning has been concerned with the | ocation
and use of land, leaving the timng of developnent to the devel oper.
Zoning can be tied closely to capital progranming to trigger the
consideration of zoning changes as nore support infrastructure, in
terms of both programs and facilities, becone available to specific
parcel s of property.

A zoning odinance is conposed of two parts; a text and a nmap.
The text identifies the regulations and permtted uses that will apply
in each zoning district. The map graphically |ocates the boundaries of

the zoning districts.
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Environmental regulations inplenented through =zoning ordinances
may apply to specific resource protection districts, and/or, districts
including sensitive areas, conservation, or resource protection
districts. Specific resource protection district regulations provide
the nost suitable framework for a conprehensive and detail ed statenent

of regul atory purpose, findings of fact, and protection standards.

St andards for Protection and Use.

Zoning Ordinances generally list uses permtted as a right and
those requiring a case-by-case review before an individual permt
(also call ed special permt, special exception, or conditional use) is
i ssued. Individual permts are issued if proposed activities neet
speci fied standards.

Speci fying what activities will or will not be allowed, and under
what conditions, is the essence of a resource protection ordinance. A
broad assortnment of approaches and regul atory techni ques are avail able
to local communities to develop resource protection regulations.
Whet her a locality uses general or specific performance standards,
limts uses by activity types or density restrictions, or wutilizes
some conbi nation these and other techniques, certain objectives should
be considered requisite to a successful program Regardless of the
activity to be controlled, protection and use standards shoul d include

provi sions for:
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1. Elimnation or avoiding negative inpacts on the

protected resource;

2. Ensuring that approving a permt application wll

not cause, or make worse, hazardous conditions;

3. Protecting the natural functions of the protected

resource;

4. Achi eving consistency with other broader plans and

regul ati ons; and,

5. Mnimzing inpacts and restoring or replacing

protected resources as necessary.

Elimnating or avoiding inpacts. An applicant can be required to

denonstrate the need to | ocate a proposed use in an environnmental ly
sensitive area and to prove that an alternative site is not avail able.
This test presunes that a proposed use nust, by definition, require
access through a protected resource to function and that it should not
recei ve approval for such | ocation unless no other site is suitable or

avai l abl e.

Ensuring no increase in hazard. A proposed use in an
environmental |y sensitive area should not increase natural hazards to

public health, safety, and welfare. This can be acconplished by
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requiring applicants to provide appropriate technical information
needed to determ ne potential inpacts.

Protecting natural functions. A community may undertake a site

specific evaluation or require the applicant to performa

conpr ehensi ve functional assessnent of the potential inpact upon
specific environnmental functional attributes. Assessnents can provide
the informati on needed to help determne if an environnental resource
is serving a particularly significant ecologic role: to determ ne the
degree of inpairnment that may affect a resource should a proposed use
be allowed; to clarify benefits or |osses resulting from proposed
devel opnents; to identify conditions that could be attached to permts
to mtigate potential inpacts; and, to provide baseline informtion

for use in restoration/replacenent efforts.

Consi stency with other plans. Planners may enpl oy adm nistrative
procedures that supplenent ordinances or include neasures such as
i nteragency review procedures to facilitate coordination with agencies
havi ng particular interests in a permt review Coordinated reviews
help to identify and reinforce adherence to relevant state, regional
and federal policies, and to |aws or plans that explicitly inpact
| ocal decision making options.

M nin zing i npacts and restoring or replacing protected resources

as _necessary. The term "m tigation"” enconpasses a broad array of

activities when applied to resource managenent. Mtigation has been
defined in the National Environnmental Policy Act of 1969 to include

the follow ng

25



and

a. Avoiding the inpact altogether by not taking a certain action
or parts of an action;

b. Mnimzing inpacts by limting the degree or nmagnitude of the
action and its inplenmentation;

c. Rectifying the inpact by repairing, rehabilitating, or
restoring the affected environnment;

d. Reducing or elimnating the inpact over tinme by preservation
mai nt enance operations during the life of the action; and,

e. Conpensating for the inpact by replacing or providing

substitute resources or environnments.

The use of buffer strips, setbacks, |limtations on vegetation

clearing, erosion and sedi nent control practices, and other mtigation

measures can be incorporated into ordinances to mnimze inpacts.

Typical mtigation nmeasures include such practices as:

on

1. Limt uses to those with m nimal inpact on natural val ues

(e.g., parks, grow ng of natural crops).

2. Limt devel opnent densities (e.g., require |arge | ot sizes).

A useful technique for reducing the quantity and inpact of septic
system | eachate that mgrate into surface water systenms. This
techni que does contribute to exurban sprawl, increasing pressure

public services such as roads and water and sewer |ines.
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3. Cluster devel opnent on upland sites to protect sensitive and

hazar dous ar eas.

4. Elevate structures on pilings or other open works.

5. Route access roads, utilities, etc., around the npst

sensitive areas.

6. Fence wetl ands and fl oodplains to protect natural vegetation

and water quality and to reduce erosion.

7. Replant natural vegetation in sensitive natural areas when the

destruction or vegetation cannot be avoi ded.

8. Reduce erosion in exposed areas through rip-rap or other

measur es.

9. Construct fish pools in channelization projects; install fish

| adders at dans.

10. Manage gane to enhance and reestablish species.

11. Use silt fences and sim |l ar neasures to control runoff

fromconstruction sites; construct detention ponds to trap
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sedi nents.

12. Operate dans to provide sufficient flows for downstreamfish

and wildlife and to periodically flush wetl ands.

13. Construct new wetlands and other wildlife areas by diking,
| and acquisition, and other neans to conpensate for unavoi dabl e

| osses.

The follow ng planning techniques offer special potentials for
dealing with natural or cultural issue resources in a zoning

ordi nance:

A. Cluster Devel opnents which group residential, comrercial or

i ndustrial uses within a subdivision or devel opment site. Cluster
devel opnents permt smaller Iots and higher densities of

devel opment on those parts of a site nost conducive to

devel opnent, and allow the remaining |land to be devoted to open
space. Local governnments allow cluster zoning either through
zoni ng ordi nance provisions for a permt process or by using a

floating zone.
B. A Floating Zone is a zoning district described in the

zoning text but is unmapped. It is comonly used to provide for

smal | nei ghbor hood shopping centers, cluster and pl anned
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devel opnents. If a property owner can neet set conditions in the
zoni ng ordi nance describing the floating zone district the

property woul d be rezoned;

C. Performance Zoning specifies a mninmmrequirenment or
maximum limt on the effects of a |land use. This can be done
instead of or in addition to specifying the use itself. It
assures that the devel opnent is conpatible with surrounding
uses and increases a developers flexibility in uses. A further
application is to neet environnental concerns by specifying

maxi mum | evel s of stress to be inposed upon natural resources.

D. Pl anned Devel opnent Districts conmbine some of the
attributes of zoning and subdivision regulation into one
devel opnent ordi nance. Rezoning establishes a m xed use pl anned
devel opnent district prior to its devel opnent. The text of the
rezoni ng anmendnment describes the specific uses, densities,
set backs and other requirements for the planned devel opnent.
These provisions tailored to a specific devel opment may vary from
ot her zoning district regulations concerning use, setbacks and

ot her requirenents.

E. An Overlay Zone places a set of requirements or relaxes a

set of requirenents inposed by an underlying zoning district. An

area is given an overlay designation if it has a special public
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i nterest but does not coincide with the underlying zone
boundari es. An overlay designation is not a separate district
classification. It identifies an area subject to suppl enental
regul ati ons. The technique is used to regul ate areas needi ng
speci al consideration such as; historic sites, floodplains,
wet | ands, preservation or conservation areas, significant highway

corridors, and, areas around airports; and,

F. Conditional Uses are uses that nust neet conditions,
restrictions or limtations on a permtted use. The zoning text
nmust describe the conditions, restrictions or limtations. This
technique is used to allow uses conpatible within the district
but which may have an adverse inpact on an adjacent district
unl ess specific conditions are inposed on that use. Conditional
uses are uses specified in district regulations and are all owed
only when specified conditions are net. If additional conditions
are inposed the use is listed as a permtted special exception

whi ch can only be granted by the board of zoning appeals.

Ot her _Types of Plan | mpl enentation Tools.

Envi ronmental protection measures are often included in codes
ot her than the zoning ordi nance. Fl oodplain ordinances include
provi sions intended to protect the natural characteristics and
functions of floodplains. Subdivision regulations are used to

encourage the clustering of devel opnents on upland sites and the
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dedi cati on or permanent preservation of sensitive environnental sites.
Bui | di ng Codes are used to |imt devel opment options in areas with
hi gh groundwat er tables or other hydric soils characteristics.

St or mvat er managenent ordi nances are used to protect |ives and
property fromflood hazards, as well as, to reduce non-point source
pol l utant | oadings into surface waters. Pollution control regul ations
are used to limt discharges of wastewater which in turn my |limt new

connections to wastewater collection systens.

The bal ance of this section includes a summary of sel ected

pl anning tools available to inplenment |ocal plans.

1. Public acquisitions.

Public acquisitions involve the public, or publicly
aut horized, acquisition of land to be held for future use to
i npl ement public policies. Advance acquisitions usually involve
sites for specific uses such as schools, community facilities or
conservation, or, preservation purposes. Advance acquisitions nmay
al so be used as a growth nmanagenent tool where the specific
nature of the future use of a unique parcel of |land may not be
known at the tinme of the acquisition.

Public acquisitions may be nade directly by public action,
or, by nonprofit organizations under an agreenent with a public
entity. Acquisitions may include all rights of ownership, or,

limted rights of ownership, such as; access and devel opnent.

31



2.

Public inprovenents.

A. The location of, and access to, public inprovenents
i nfluence both growth patterns and trends. The tim ng and
pl acenment of roads, sewer, water, and other facilities essenti al
to support community devel opnent is an effective nmeans to
i nfl uence growt h patterns.
B. Access to existing facilities my also be limted to
i nfluence growth trends. Limting curb cuts is a means to protect
the capacity of roadways which will also effect the character of
devel opnent on adj acent properties. Programred capacities of
wat er and/ or sewer systens can be related to designated growth
areas that have the capacity to sustain environnentally sound

devel opnment .

3. Environnental controls.

A. Land devel opnent controls are designed to protect natura
processes such as floodi ng, stormwnater runoff, groundwater
recharge, or to prevent developnent in sensitive resource areas
such as wetl ands and shorelines where erosion and water quality
probl ens normally occur with devel opnment. Controls are normally
of a performance type intended to ensure that natural processes
are not damaged or infringed upon by proposed devel opnments. They
i nclude requirenments for buffer areas; setbacks; drainage

retenti on ponds; |andscaping; the extent of inpervious surfaces;
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and, other activities which dimnish the negative inpacts of

devel opnent upon natural systens.

B. "Critical areas", is a termthat generally refers to an
environmental ly sensitive area in which residents of the state,
or nation, other than those in the |local governnment jurisdiction
maki ng | and use decisions, have an interest. The interest is
usual |y exercised via state or federal designation and

regul ati on.

C. Devel opnment of regional inpact, parallels the critical
areas approach in recognizing interests beyond the inmediate
| ocality. The intent is to enable those with an interest in a
decision to participate in the decision. The nost conmon form of
use is through state designation or state criteria for the
desi gnati on of areas, acconpani ed by a set of binding guidelines

to restrain activities in those areas.

D. Construction codes, Construction codes in the Harbor
Project study area include special provisions because of the need
for seism c protection considerations in the construction
process. Flood protection ordi nances al so pl ace speci al

condi ti ons upon devel opnent in designated flood plains.

E. Pollution controls. Air and water pollution standards have
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an effect upon the |ocation, type, density, and costs of

devel opnent in much of the Harbor Project study area. Air
pollution imts effect industrial options to |ocate near
wildlife preserves and designated wi |l derness areas. Water Quality
controls regul ate the use and | ocation of on-site disposal
systens. Public wastewater systens are limted in their areas
served because of the costs of expending |ines. Wastewater
Treatment Facilities are expected to becone nore expensive to
operate as the assim |l ative capacities of receiving streans

di m ni sh.

4. Devel opnment rights transfer

Devel opment rights transfer breaks the |inkage between
particular land and its devel opnent potential by permtting the
transfer of that potential, or "devel opnment rights”, to | and
where greater density will not be objectionable. In brief, an
adopted plan woul d desi gnate areas where devel opnent is
restrai ned and areas where developnent is permtted. An owner in
a restricted area can sell his rights to an owner in a permtted
area who may have fewer rights than he needs in order to devel op

This is a very difficult tool to devel op and adm nister.

5. Restrictive covenants and ot her agreements running with the

| and.

Deed restrictions, easenents, and other negoti ated agreenents
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incorporated in land title docunents. These are private
agreenents that transfer with ownership. Covenants can be used to
tailor the purposes of zoning and other police powers to a
specific site or to be nore restrictive than general public

requi renents. Wiile agreenments may be incorporated by a devel oper
at the request of a public agency, the restrictions can not be

anmended by public action.

6. Conventional subdivision regulations.

Al ong with zoning, subdivision regulations are the npost conmon
devel opnent control device sponsored by |ocal governnents in the
Charl eston estuary at this time. Subdivision regulations are used
to control the process of converting raw | and into building
sites. They provi de the neans to ensure adequate public
i nprovenents to serve those building sites; to enforce certain
| ot sizes, set backs, and simlar provisions in zoning
ordi nances; to assure purchasers of devel opable, drained |ots;
and, to enable |local governnments to coordi nate the work of

adj acent, separate devel opers.

7. Zoning or subdivision controls relating to the adequacy of
off-site facilities.
These controls are nost frequently used in conjunction with the
progranm ng of public capital investnments where devel opnent is

permtted in | ocations where adequate services exist or will be
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provided in the near future. In many instances the devel oper is
al l owed to construct necessary facilities as an alternative to
enabl e the property to neet the adequacy requirenment for

devel opnment .

8. Exactions and other requirenents.
In the subdivision process it is fairly conmon to require the
dedi cati on of noney, land or inprovenents to neet the needs

generated by new devel opnents as a condition of plat approval.

9. Tax and fee systens.
Contracts between governnents and property owners which provide
tax benefits and\or favorable fee discounts provided that
properties are used for specific purposes. For exanple, job
creating econom c devel opnents, residential hone owners,
agriculture and forestry uses all may benefit fromreduced tax
rates or fees in South Carolina. The sale of environnmentally
sensitive or valuable properties, or easenents thereto, may al so

benefit fromlocal, state and federal tax benefits.

10. Annexation including tinmed and conditional boundary adjustnments
and servi ci ng.
Annexation can be an effective growth nanagenent tool where urban
services are needed to support growth and such services are not

avai l abl e to adjacent unincorporated areas. In such instances
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devel opers either have to negotiate the extension of city

services or get annexed into an incorporated area.

11. Official mapping (roads, streets, parks, and drai nage systens).
The official map is a map showi ng and reserving the | ocation of
exi sting or proposed public streets, highways, public utility
ri ghts-of-way, public building sites and public recreation,
conservation and open spaces. Once the official map is approved
by a | ocal governnent permts can not be issued for constructing,
i mproving, repairing or noving any building or structure on
property shown on that map. Permts can not be issued for any
change in a land use for property reserved on an official map.
Property owners whose property is included on an official
map may request an exenption fromofficial map restrictions, or,
directly apply for a permt to develop that property. If such
action is taken the governing body, or other public agency, has a
limted period of tinme to either approve the permt request or

initiate action to acquire the property.

12. Ceographical restraints.
A growth control system which identifies a geographical limt to
devel opnent. Usually defined as areas within which certain |evels
of services will be provided; others show capital programs with a

resul tant service area boundary.

37



13. Nunerical restraints or quota systens.
These systens set a nunber rather than an area as a growth limt.
The follow ng four neasures are usually utilized in nunerical

limts or quota growth managenent systens:

A. Total population charter provisions where a limt is

established in nunber of housing units;

B. Annual building permt limts;

C. Popul ati on and enpl oynent targets set by policy as

the basis for capital programm ng; and,

D. "Fair share" allocations determ ned at the
metropolitan | evel as a neans to offset clains of
excl usion or discrimnation when nunerical or quota

systens are utilized.

14. Devel opnent agreenents.
A long term agreenent between a devel oper and a | ocal governnent
whi ch gives the devel oper a vested right during the termof the
agreenent to proceed according to |l and use regulations in
exi stence on the date of the agreenent.
The agreenent identifies uses and densities of |and uses,

the provision of public facilities (who & when), and, the
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dedi cation or reservation of |and for public purposes and/or
envi ronnental protection reasons are included anong the required
contents of these agreenents.

Devel opment agreenents are used as a nmeans to encourage the
coordi nati on of conprehensive and capital facilities planning,

nore efficient resource use, and, reducing devel opnent costs.

15. O her planning and managenent techniques. (interim devel opnent
controls, environmental noratoria, one stop permtting,
envi ronnental inpact or assessnent studies, econom c benefit
anal ysis, policy inpact studies, information, education,

noni toring, and technical assistance.

A. Planning Mratoria and interimdevel opment controls.
Morat oria nust be set up appropriately and acconpani ed by
interimdevel opnment controls to provide for the orderly
processi ng of acceptable and hardship cases while new

policy and plans are bei ng prepared.

B. Environnental Moratoria. Environnmental noratoria are tied
to the programmi ng of facilities to solve the problens on
whi ch the noratoria are based. (for exanple: the

expansi on of a wastewater treatnent plant).

C. One stop Permtting. A process intended to expedite
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devel opnent by enabling devel opers to obtain al

necessary permts from one source agency.

D. Environnmental |npact or Assessnent. Environnmental inpact
statenents are typically studies required of the agency
aut hori zi ng devel opnent and prepared in response to a
proj ect proposal. Environnmental assessnents refer to
statenents prepared by project sponsors as part of their

devel opnent proposal

E. Econom c Benefit Analysis. A neans to evaluate mjor
devel opnent proposals. Unfortunately, many social and
envi ronnent al consi derations can not be treated
adequately in a dollar bases cost/benefit bal ance sheet.
They can be used to evaluate the capability of a proposed
devel opnent to generate tax revenues sufficient to pay

for the added public services it would require.

F. Policy inpact studies. Analysis of the inpact of various
public policies or devel opment proposals. Studies often
center upon the interactions of growh rates, public
facilities, comunity costs and revenues, and

envi ronnent al i npacts.

G Information, Education, Mnitoring and Techni cal
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Assi st ance. Devel opnent can be influenced by providing the
mar ket with better information. This may include such
information as | and val ues, avail abl e support services,
and natural resource problenms and opportunities. Public
deci sion maki ng can al so be inproved by tinely
information on the consequences or inpacts of project
approval. Monitoring prograns are inportant activities
because they provide nmeasurenents of progress being made
to attain community planning goals, and, nonitoring

i mproves the quality of predictions of the consequences
of devel opnent proposals. Technical assistance is an

i nportant need in many jurisdictions which |ack the staff

capabilities to adm nister growth managenent systens.
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